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REZ #2021-01

SUBMISSION NARRATIVE

THIS APPLICATION IS FOR A REZONING OF THE SUBJECT PROPERTY TO THE "CITY CENTER PLANNED (B-3.5)" ZONING

DISTRICT FOR A RESIDENTIAL DEVELOPMENT CONSISTING OF SINGLE-FAMILY DETACHED HOMES, SINGLE-FAMILY

ATTACHED HOMES (TOWNHOUSES), AND MULTIFAMILY (BACK-TO-BACK) UNITS. THE SUBMISSION PACKAGE CONTAINED

HEREIN INCLUDES A GENERAL DEVELOPMENT PLAN (GDP). THE GDP FOR THE PROPOSED RESIDENTIAL UNITS AIMS TO

CREATE A CONNECTED, URBAN COMMUNITY THAT IS WALKABLE AND WHICH INCLUDES AMENITIES AND RECREATIONAL

SPACES.

GENERAL NOTES

1. THE REZONING APPLICATION INCLUDES A TOTAL OF 44 SUBDIVIDED LOTS ON GRANT AVENUE AND BRENT

STREET, AND TWO ADJACENT PARCELS OF 1.67 AND 5.71 ACRES IN SIZE AS WELL AS THE PLATTED PUBLIC

STREET RIGHT-OF-WAY OF BRENT STREET, NORTH OF BARTOW STREET, AND BEE STREET BETWEEN GRANT

AVENUE AND BRENT STREET.  THE TOTAL GROSS APPLICATION AREA IS: 753,932 SQUARE FEET OR 17.31 ACRES.

2. THE SUBJECT PROPERTY SHOWN IS CURRENTLY ZONED R-2-S (SMALL LOTS, SINGLE FAMILY RESIDENTIAL). THE

POTENTIAL DEVELOPMENT YIELD UNDER THE EXISTING ZONING WAS CALCULATED BY ADDING THE 44 EXISTING

SFD LOTS, AND THE PROJECTED YIELD OF 7 SFD FROM THE 1.67 ACRE PARCEL AND 24 SFD FROM THE 5.71 ACRE

PARCEL, FOR A TOTAL OF 75 BY-RIGHT SFD.

3. TOPOGRAPHIC INFORMATION IS FROM THE CITY OF MANASSAS, VIRGINIA GEOGRAPHIC INFORMATION SYSTEM.

4. THE PHYSICAL IMPROVEMENTS AND BOUNDARY SURVEY SHOWN HEREON IS BASED ON A FIELD SURVEY BY J2

ENGINEERS IN JUNE 2020.

5. TO THE BEST KNOWLEDGE AND BELIEF, THERE ARE NO GRAVES OR BURIAL SITES LOCATED ON THE SUBJECT

PROPERTY.

6. TO THE BEST KNOWLEDGE AND BELIEF, THERE ARE NO HAZARDOUS OR TOXIC SUBSTANCES ON THE SUBJECT

PROPERTY.

7. THERE ARE NO SCENIC ASSETS OR NATURAL FEATURES DESERVING OF PROTECTION AND PRESERVATION ON THE

SUBJECT PROPERTY.

8. NO GEOTECHNICAL, SUBSURFACE, FIELD REVIEWS, RESEARCH, AGENCY OR GOVERNMENTAL RECORD REVIEWS,

OR OTHER INVESTIGATIONS HAVE BEEN MADE FOR THE PURPOSE OF LOCATING, OR DETERMINING THE EXISTENCE

OF WETLANDS, GROUNDWATER ELEVATION, HAZARDOUS MATERIALS, OR OTHER ENVIRONMENTAL CONCERNS ON

THE SUBJECT PROPERTY.

9. THE SUBJECT PROPERTY LIES WITHIN ZONE AE AS SHOWN ON THE FLOOD INSURANCE RATE MAP (FIRM)

COMMUNITY PANEL 51153C0176D WITH AN EFFECTIVE DATE OF JANUARY 5, 1995. THE FLOODPLAIN LIMITS

SHOWN THEREON DO NOT REFLECT CURRENT CONDITIONS IN THIS AREA.  A FLOODPLAIN STUDY/ALTERATION

WILL BE REQUIRED TO CORRECTLY ESTABLISH THE LIMITS OF THE BASE FLOOD ELEVATION.  A PRELIMINARY

ANALYSIS BY THIS FIRM HAS SHOWN THAT THE CULVERT UNDER GRANT AVENUE CREATES A TAILWATER

CONDITION UP THE EXISTING CONCRETE TRAPEZOIDAL DRAINAGE CHANNEL TO THE OUTFALL POINT WITHIN THE

SUBJECT PROPERTY.

10. THE SUBJECT PROPERTY IS LOCATED IN THE WINTER BRANCH TRIBUTARY WITHIN THE BROAD RUN WATERSHED.

11. THE SUBJECT PROPERTY IS SERVED BY PUBLIC WATER AND SEWER.

12. PROPOSED ZONING: B-3.5 CITY CENTER PLANNED.

13. TO THE BEST KNOWLEDGE AND BELIEF, THIS GDP CONFORMS TO ALL APPLICABLE ORDINANCES, REGULATIONS

AND ADOPTED STANDARDS, UNLESS OTHERWISE SPECIFICALLY NOTED.

14. NO ADVERSE EFFECTS TO THE NEIGHBORING PROPERTIES ARE ANTICIPATED WITH THIS DEVELOPMENT.

15. PROPOSED SIGNAGE WILL CONFORM TO ARTICLE IV OF THE ZONING ORDINANCE.

16. THE SUBJECT PROPERTIES ARE WITHIN ONE-HALF MILE OF AN ACTIVE RAILROAD LINE. THIS WILL BE DISCLOSED

TO FUTURE PROPERTY OWNERS.

17. ALL LIGHTING ALONG PUBLIC STREETS WILL BE IN CONFORMANCE WITH THE DCSM.

18. UNLESS OTHERWISE MODIFIED HEREIN, BUFFERS SHALL BE PROVIDED IN ACCORDANCE WITH ARTICLE 3, SECTION

3-400 OF THE DCSM.

19. MAINTENANCE OF COMMON OPEN SPACE, LANDSCAPING, PRIVATE STREETS AND BMP FACILITIES SHALL BE THE

RESPONSIBILITY OF FUTURE HOME OWNERS' ASSOCIATION.

20. REASONABLE ADJUSTMENTS DUE TO FINAL DESIGN OR ENGINEERING SHALL BE PERMITTED IF SUCH ADJUSTMENTS

ARE DEEMED TO BE IN SUBSTANTIAL CONFORMANCE WITH THE GDP BY THE ZONING ADMINISTRATOR.

21. ALL TRASH AND RECYCLING CONTAINERS WILL BE STORED INTERNAL TO THE UNIT.

22. STORMWATER MANAGEMENT AND BMPS WILL BE PROVIDED IN SEVERAL LOCATIONS THROUGHOUT THE SITE TO

PROVIDE THE REQUIRED QUALITY TREATMENT AND QUANTITY REDUCTION. FOR PRELIMINARY COMPUTATIONS

AND NARRATIVES REGARDING STORMWATER MANAGEMENT AND ADEQUATE OUTFALL, SEE SHEETS 12-14.

TRAFFIC ENGINEER

VHB

1775 GREENSBORO STATION PLACE

SUITE 200

TYSONS, VA 22102

703.847.3071

ENGINEER

J2 ENGINEERS

4080 LAFAYETTE CENTER DRIVE

SUITE 330

CHANTILLY, VA. 20151

703.361.1550
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EX. ZONING MAP

I HEREBY PROFFER THAT THE DEVELOPMENT OF THE SUBJECT PROPERTY OF THIS

APPLICATION SHALLBE IN STRICT ACCORDANCE WITH THE CONDITIONS SET FORTH IN

THIS SUBMISSION, UNLESS AMENDMENT THERETO IS MUTUALLY AGREED UPON BY

THE CITY COUNCIL AND THE UNDERSIGNED.

ROY BARNETT (GROUP PRESIDENT, LAND ACQUISITION PLANNING DEVELOPMENT)
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NOTES

1. FUTURE GRANT AVENUE IMPROVEMENTS SHOWN PER CITY OF MANASSAS

DESIGN PLANS.

2. ALL PROPOSED UNITS SHALL BE SERVED BY PUBLIC WATER AND SEWER.

3. STORMWATER MANAGEMENT FACILITY LOCATIONS ARE ILLUSTRATIVE ONLY.

ACTUAL QUANTITY, TYPE(S), AND LOCATION(S) WILL BE DETERMINED WITH

FINAL ENGINEERING DESIGN.

4. BARTOW STREET TO REMAIN A PUBLIC STREET.

5. LOCATION AND QUANTITY OF LIGHT POLES IS SUBJECT TO CHANGE WITH FINAL

ENGINEERING.
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2. ALL PROPOSED UNITS SHALL BE SERVED BY PUBLIC WATER AND SEWER.

3. STORMWATER MANAGEMENT FACILITY LOCATIONS ARE ILLUSTRATIVE ONLY.

ACTUAL QUANTITY, TYPE(S), AND LOCATION(S) WILL BE DETERMINED WITH

FINAL ENGINEERING DESIGN.

4. BARTOW STREET TO REMAIN A PUBLIC STREET.

5. LOCATION AND QUANTITY OF LIGHT POLES IS SUBJECT TO CHANGE WITH FINAL

ENGINEERING.
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STORMWATER MANAGEMENT NARRATIVE

THE DEVELOPMENT ASSOCIATED WITH THE PROPOSED REZONING APPLICATION WILL RESULT IN APPROXIMATELY 17.91 ACRES OF DISTURBANCE, WITH SOME DISTURBANCE IN THE EXISTING

RIGHT-OF-WAY WHERE THE PROPOSED DEVELOPMENT ABUTS MAIN STREET AND GRANT AVENUE. THIS PROJECT IS CONSIDERED RE-DEVELOPMENT AND, WITH 17.91 ACRES OF DISTURBANCE,

WILL REQUIRE A TOTAL PHOSPHOROUS LOAD REDUCTION OF 19.19 LBS/YEAR.

DUE TO THE PROPOSED DEVELOPMENT'S LAYOUT AND THE LOCATION OF EXISTING STORM INFRASTRUCTURE, THE REQUIRED TREATMENT FOR THE SITE WILL BE PROVIDED BY MULTIPLE

FACILITIES/DEVICES LOCATED IN EACH OF THE SITE'S THREE SECTIONS. ALL DRAINAGE AREAS SHOWN ON SHEET 12 WILL BE CONTROLLED THROUGH THE USE OF AN UNDERGROUND FACILITY

(ADS STORMTECH WITH ISOLATOR ROW, OR APPROVED EQUIVALENT) AND ADDITIONAL MANUFACTURED BMPS (FILTRATION), CREATING A TREATMENT TRAIN EFFECT.

WITH A POLLUTANT REMOVAL EFFICIENCY OF 40%, THE UNDERGROUND SWM FACILITIES REMOVE APPROXIMATELY 8.74 LBS/YR OF PHOSPHOROUS WHEN CAPTURING 10.91 AC ON-SITE (SEE

VRRM SPREADSHEET ON SHEET 14 FOR DRAINAGE AREA BREAKDOWN), WHICH EQUATES TO APPROXIMATELY 45% OF THE REQUIRED 19.19 LBS/YR LOAD REDUCTION. PROVIDING ADDITIONAL

MANUFACTURED TREATMENT DEVICES (SUCH AS A STORMFILTER, JELLYFISH FILTER, OR APPROVED EQUIVALENT) WITH A REMOVAL EFFICIENCY OF 50% AND TREATING THE EQUIVALENT OF

APPROXIMATELY 6.5 ACRES ON-SITE WITH THESE DEVICES WOULD YIELD AN ADDITIONAL 6.5 LBS OF POLLUTANT REMOVAL. IN TOTAL, THE COMBINATION OF UNDERGROUND TREATMENT AND

MANUFACTURED FILTERING DEVICES PROVIDE APPROXIMATELY 15.3 LBS/YEAR OF POLLUTANT REMOVAL. THIS MEETS THE REQUIREMENT OF PROVIDING 75% OF THE REQUIRED TREATMENT

ON-SITE (15.3 LBS/19.19 LBS = ~80%), AND ANY REMAINING POLLUTANT LOAD REMOVAL WOULD BE PROVIDED THROUGH PURCHASING NUTRIENT CREDITS OFF-SITE.

SEE PRELIMINARY VRRM CALCULATIONS ON THIS SHEET AND SHEET 14.

ADEQUATE OUTFALL NARRATIVE

THE DEVELOPMENT ASSOCIATED WITH THE PROPOSED REZONING APPLICATION WILL RESULT IN APPROXIMATELY 17.91 ACRES OF DISTURBANCE, WITH SOME DISTURBANCE IN THE EXISTING

RIGHT-OF-WAY WHERE THE PROPOSED DEVELOPMENT ABUTS MAIN STREET AND GRANT AVENUE.

THE PROPOSED DEVELOPMENT WILL OUTFALL DIRECTLY IN TO AN EXISTING CONCRETE-LINED CHANNEL WHICH RUNS ALONG THE EASTERN AND NORTHERN BOUNDARIES OF THE SITE BEFORE

CROSSING UNDER GRANT AVENUE TO THE WEST, AFTER WHICH THE CHANNEL CHANGES TO NATURAL SURFACE. STORM WATER MANAGEMENT SHALL BE PROVIDED ON SITE TO CONTROL THE

POST-DEVELOPMENT PEAK RUNOFF RATE AND RELEASE IT AT OR BELOW THE PRE-DEVELOPMENT RATE.  BECAUSE THE OUTFALL CHANNEL CHANGES FROM CONCRETE TO NATURAL WITHIN A

SHORT DISTANCE OF THE POINT OF DISCHARGE FROM THE SITE, BOTH THE 2-YEAR AND 10-YEAR DESIGN STORMS SHALL BE ANALYZED TO ENSURE THAT THE PERMISSIBLE VELOCITY OF THE

CHANNEL IS NOT EXCEEDED AND THAT THE POST-DEVELOPMENT PEAK RUNOFF DOES NOT OVERTOP THE BANKS OF THE CHANNEL.THE LIMITS OF ANALYSIS SHALL BE LOCATED DOWNSTREAM

OF THE GRANT AVENUE CROSSING (A MINIMUM OF 300 FEET DOWNSTREAM) TO SUCH A POINT THAT CONFIRMS THE ADEQUACY OF THE EXISTING CHANNEL, AS DESCRIBED IN SECTION 8-200 OF

THE CITY OF MANASSAS DESIGN & CONSTRUCTION STANDARDS MANUAL.
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NOTES:
1. REFER TO SHEET 02 FOR REQUESTED YARD SETBACK

MODIFICATIONS.
2. REFUSE STORAGE OCCURS INTERNALLY TO EACH UNIT

(GARAGE).
3. THE 18' MINIMUM DRIVEWAY SHALL REMAIN FOR THE

PROVISION OF PARKING AND DOES NOT CONFLICT WITH THE
SETBACK FOR THE TOWNHOMES AS THE 15' SETBACK SHALL
PROVIDE ALLOWANCES FOR POTENTIAL OVERHANGS OF
UPPER FLOORS.

KEY

PLANT A - FOUNDATION EVERGREEN
PLANT B - ALTERNATE EVERGREEN SHRUB
PLANT C - FLOWERING OR DECIDUOUS SHRUB
PLANT D - UPRIGHT SHRUB
PLANT E - ACCENT SHRUB OR ORNAMENTAL GRASS

NOTE: ADJUST PLANTINGS FOR FINAL SITE CONDITIONS
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NOTES :
1. EXTENTS OF THE FINAL TREE PRESERVATION AREA MAY BE REVISED WITH

FINAL ENGINEERING AT THE TIME OF SITE PLAN.
2. REFER TO SHEET 22 FOR LANDSCAPE BUFFER COMPUTATIONS.
3. FINAL LOCATION OF TRAIL TO BE DETERMINED AT THE TIME OF SITE PLAN.

LOCATION WILL BE COORDINATED TO MINIMIZE IMPACTS TO EXISTING TREES.
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LANDSCAPE NOTES :
1. ALL PROTECTION AND PRESERVATION MEASURES FOR EXISTING VEGETATION

SHALL BE ADDRESSED AT THE TIME OF FINAL SITE PLAN AND ARE SUBJECT TO
CHANGE BASED ON FINAL ENGINEERING.

2. ALL UTILITIES SHALL BE LOCATED PRIOR TO CONSTRUCTION AND PLANTING.
3. PROPOSED EASEMENTS AND LANDSCAPING SHOWN ARE SUBJECT TO CHANGE

BASED ON FINAL ENGINEERING.
4. TREE COVER CALCULATIONS SHALL BE SHOWN AT THE TIME OF FINAL SITE PLAN

AND ARE SUBJECT TO CHANGE BASED ON FINAL ENGINEERING. THE PROPOSED
PRESERVATION AREA DOES NOT ACCOUNT FOR ADDITIONAL CREDIT EVEN THOUGH
TREES ARE IN GOOD CONDITION. THE PROPOSED LANDSCAPING AREA HAS BEEN
CALCULATED USING APPROXIMATE CANOPY VALUES AND IS SUBJECT TO CHANGE
AT THE TIME OF FINAL SITE PLAN ONCE SPECIFIC SPECIES HAVE BEEN CHOSEN.

FENCE
N.T.S.

NOTES:
1. PROPOSED BATTEN BOARD FENCE TO BE 6' HIGH AND

OPAQUE.
2. FENCE MATERIAL TO BE PRESSURE-TREATED WOOD.

INTERIOR PARKING LOT LANDSCAPING :
1. INTERIOR PARKING LOT LANDSCAPING IN CONFORMANCE

WITH DCSM SECTION 3-460(A) SHALL BE PROVIDED FOR
PARKING AREAS THAT PROVIDE MORE THAN TEN (10)
SPACES.

2. CANOPY TREES WILL BE PROVIDED IN LANDSCAPE AREAS
ADJACENT TO PARALLEL PARKING SPACES LOCATED ON
PRIVATE STREETS.
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LINE TABLE

CURVE TABLEHATCH LEGEND

LEGAL DESCRIPTION (TRACT 1)
Beginning at a point lying on the southwest corner of Lot 10A, Block D; said point also

being a shared property corner with Lot 1, Block D.

Thence, running with the easterly property line of Lot 1, Block D N 18°42'34" W a

distance of 575.19' to a point lying on the southern right-of-way of Bartow Street; said

point also being the northeastern property property corner of Lot 9, Block D;

Thence, departing Lot 9, Block D and running with the southern right-of-way of

Barton Street and the northerly line of Lot 10A, Block D the following courses and

distances:

N 71°17'26" E a distance of 37.51' to a point;

N 67°36'36" E a distance of 278.79' to a point; said point also being the

northwestern property corner of N/F Juliano; thence leaving the right-of-way of

Bartow Street and running with the boundary of N/F Juliano the following courses and

distances:

S 22°23'24" E a distance of 100.00' to a point;

N 67°36'36" E a distance of 125.00' to a point; said point lying on the westerly

right-of-way line of Main Street;

Thence departing the lands of N/F Juliano and running with the westerly

right-of-way line of Main Street S 21°18'49" E a distance of 474.49' to a point; said point

being the northeastern property corner of N/F Wildwood Condominium;

Thence departing the right-of-way of Main Street and running with the northerly

property line of N/F Wildwood Condominium S 67°57'11" W a distance of 469.24' to the

point of beginning and having an area of 248,913.5 square feet of land or 5.714 acres,

more or less.

LEGAL DESCRIPTION (TRACT 2)
Beginning at a point lying on the easterly right-of-way of Grant Avenue, said point also

being the northwestern property corner of N/F Wildwood Condominimum;

Thence departing the right-of-way of Grant Avenue and running with the northly

property line of N/F Wildwood Condominimum N 67°57'11" E a distance of 127.51' to a

point; said point also being the southwestern property corner of Holmes Heights Lot 18

Block B;

Thence departing N/F Wildwood Condominimum and running with Block B of

Holmes Heights N 18°42'34" W a distance of 593.56' to a point lying on the southern

right-of-way line of Bartow Street; said point being the northwestern property corner

of Holmes Heights Lot 10 Block B;

Thence departing the lands of Holmes Heights Lot 10 Block B and running with

the southern right-of-way line of Bartow Street the following courses and distances:

S 71°17'26" W a distance of 108.00' to a point;

Thence with a curve turning to the left with an arc length of 30.63', with a

radius of 19.50', with a chord bearing of S 26°17'26" W, with a chord length of 27.58',to

a point lying on the eastern right-of-way line of Grant Avenue;

Thence departing the right-of-way line of Bartow Street and running with the

easterly right-of-way line of Grant Avenue the following courses and distances:

S 18°42'34" E a distance of 567.03' to a point;

Thence with a curve turning to the left with an arc length of 14.46', with a

radius of 499.89', with a chord bearing of S 19°32'17" E, with a chord length of 14.46',

to the point of beginning and having an area of 76,070.8 square feet of land or 1.746

acres, more or less.

LEGAL DESCRIPTION (TRACT 3)
Beginning at a point lying on the easterly right-of-way line of Grant Avenue; said point

also being a shared property corner with Holmes Heights Lot 12, Block A.

Thence departing the easterly right-of-way of Grant Avenue and running with

Holmes Heights Lot 12, Block A the following courses and distances:

N 71°17'26" E a distance of 127.86' to a point;

Thence N 18°42'34" W a distance of 60.00' to a point; said point also being the

southeastern property corner of Holmes Heights Lot 13, Block A;

Thence departing Lot 12 and running with Lot 13 the following courses and

distances:

N 06°42'16" E a distance of 121.28' to a point;

Thence N 83°17'44" W a distance of 8.18' to a point; said point also being the

southeastern property corner of N/F Redd;

Thence departing Holmes Heights Lot 13, Block A and running with the eastern

boundary of N/F Redd N 31°15'25" E a distance of 371.54' to a point; said point also

being a shared property corner with N/F McClure and N/F Steele Enterprises;

Thence running along the eastern boundary of N/F Steele Enterprises N

32°48'35" E a distance of 107.73' to a point being the northeast property corner of N/F

Steele Enterprises; said point also being a shared property corner with N/F Burgess and

N/F City of Manassas;

Thence departing Steele and running with the western boundary of N/F City of

Manassas S 09°57'46" E a distance of 453.75' to a point; said point also being the

northern boundary of N/F Saratoga Springs Condominium;

Thence departing N/F City of Manassas and running with boundary of N/F

Saratoga Springs Condominium the following courses and distances:

N 83°17'44" W a distance of 41.73' to a point;

S 20°18'49" E a distance of 378.39' to a point;

N 67°36'36" E a distance of 15.75' to a point lying on the southern boundary line

of N/F Saratoga Springs Condominium; said point also being the northwestern property

corner of N/F Kona Kia Apts;

Thence departing N/F Saratoga Springs Condominium and running with the

western boundary of N/F Kona Kia Apts, N/F Ziegler, and N/F Thomas S 21°18'49" E a

distance of 321.93' to a point being the western boundary of N/F Thomas and also

being the northeastern property corner of N/F City of Manassas;

Thence departing N/F Thomas and running with N/F City of Manassas the

following courses and distances:

S 71°17'26" W a distance of 28.00' to a point;

S 21°18'49" E a distance of 70.07' to a point being the southwestern property

corner of N/F City of Manassas and also lying on the northern right-of-way of Bartow

Street;

Thence departing N/F City of Manassas and running with the northern

right-of-way line of Bartow Street S 71°17'26" W a distance of 127.90' to a point on the

northern right-of-way line of Bartow Street where the right-of-way begins a curve to

the right the signifies the paper right-of-way of Brent Street;

Thence continuing across Brent Street and within the right-of-way S 71°17'26" W

a distance of 65.00' to a point;

Thence turning and running with the westerly right-of-way of Brent Street N

18°42'34" W a distance of 60.00' to a point; said point also being the northeastern

property corner of Holmes Heights Lot 21, Block 1;

Thence departing the westerly right-of-way of Brent Street and running with

Holmes Heights Lot 21, Block 1 the following courses and distances:

S 71°17'26" W a distance of 130.00' to a point;

S 18°42'34" E a distance of 60.00' to a point being the southwestern property

corner of Holmes Heights Lot 21, Block 1 and also lying on the northern right-of-way

line of Bartow Street;

Thence departing Holmes Heights Lot 21, Block 1 and running with the northern

right-of-way line of Bartow Street the following courses and distances:

S 71°17'26" W a distance of 108.00' to a point;

Thence with a curve turning to the right with an arc length of 30.63', with a

radius of 19.50', with a chord bearing of N 63°42'34" W, with a chord length of 27.58',to

a point lying on the eastern right-of-way of Grant Avenue;

Thence departing the right-of-way of Bartow Street and running with the eastern

right-of-way of Grant Avenue the following courses and distances:

N 18°42'34" W a distance of 38.18' to a point;

Thence with a curve turning to the left with an arc length of 106.72', with a

radius of 1030.50', with a chord bearing of N 21°40'35" W, with a chord length of

106.67',to a point;

Thence with a reverse curve turning to the right with an arc length of 21.42',

with a radius of 969.50', with a chord bearing of N 24°00'37" W, with a chord length of

21.42',to a point;

Thence N 18°42'34" W a distance of 284.46' to a point on the eastern

right-of-way line of Grant Avenue where the right-of-way begins a curve to the right

the signifies the paper right-of-way of Bee Street;

Thence continuing across Bee Street within the right-of-way N 18°12'30" W a

distance of 80.00' to a point on the eastern right-of-way of Grant Avenue where the

curve for the Bee Street right-of-way joins the eastern right-of-way line of Grant

Avenue;

Thence continuing to run with the eastern right-of-way of Grant Avenue the

following courses and distances:

N 18°42'34" W a distance of 20.00' to a point;

N 16°48'24" W a distance of 30.02' to a point;

Thence with a curve turning to the right with an arc length of 120.43', with a

radius of 5,000.00', with a chord bearing of N 16°07'00" W, with a chord length of

120.43',to the point of beginning, and having an area of 428,945.8 square feet of land

or 9.847 acres, more or less, inclusive of the existing public street right-of-way of

Brent and Bee Streets that falls within the described boundary.
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SANITARY CAPACITY NARRATIVE

THE SANITARY SEWER LAYOUT, PARCEL BOUNDARY, AND ZONING DISTRICT INFORMATION SHOWN HEREON

IS TAKEN FROM AVAILABLE RECORD (CITY OF MANASSAS GIS INFORMATION) AND DOES NOT REPRESENT

FIELD RUN INFORMATION.

IN THE ABSENCE OF DETAILED PLAN INFORMATION TO DETERMINE THE FLOW WITHIN THE SYSTEM DUE TO

EXISTING DEVELOPMENT, AN APPROXIMATE EXISTING FLOW WAS CALCULATED USING THE DESIGN FLOWS

PROVIDED IN THE CITY OF MANASSAS DESIGN & CONSTRUCTION STANDARDS MANUAL (DCSM) AND

APPLYING THEM TO THE VARIOUS ZONING DISTRICTS FOR THE SURROUNDING AREAS THAT FLOW

THROUGH THE SYSTEM.

FOR ZONING DISTRICTS AND LAND USES WHERE DESIGN FLOW IS CALCULATED BASED ON THE NUMBER OF

DWELLING UNITS (RESIDENTIAL - SINGLE-FAMILY DETACHED, APARTMENTS, TOWNHOMES), THE MAXIMUM

DENSITY FOR THAT DISTRICT WAS ASSUMED, AND AN APPROXIMATION OF THE TOTAL NUMBER OF UNITS

WAS ACHIEVED AND THE ASSOCIATED DESIGN FLOW WAS APPLIED.

FOR DISTRICTS AND USES WHERE THE DESIGN FLOW IS CALCULATED BASED ON THE LAND AREA

(NEIGHBORHOOD COMMERCIAL, GENERAL COMMERCIAL, LIGHT INDUSTRIAL), THE LAND AREA WAS

MULTIPLIED BY THE DESIGN FLOW PROVIDED BY THE DCSM FOR THOSE USES.

FOR THE TWO SCHOOLS LOCATED UPSTREAM OF THE PROPOSED DEVELOPMENT, THE NUMBER OF FACULTY

AND STUDENTS WAS TAKEN FROM AVAILABLE RECORDS AND THE ASSOCIATED DESIGN FLOW WAS APPLIED.

THE SANITARY SEWER DESIGN COMPUTATION TABLE SHOWN ABOVE INDICATES THE AVAILABLE CAPACITY

IN PIPES SIZED 8" THROUGH 18". SINCE NO FIELD RUN INFORMATION HAS BEEN GATHERED FOR THE

ACTUAL AS-BUILT SLOPES IN THE EXISTING SYSTEM, THE ABSOLUTE MINIMUM SLOPE FOR EACH PIPE

DIAMETER WAS ASSUMED IN DETERMINING THE AVAILABLE CAPACITY.

ACCORDING TO CITY OF MANASSAS GIS INFORMATION, MUCH OF THE EXISTING SYSTEM BETWEEN THE

PROPOSED DEVELOPMENT AND THE LIMIT OF ANALYSIS (18" TRUNK MAIN, LOCATED APPROXIMATELY 4,540

FEET DOWNSTREAM OF THE SITE) IS 8" DIAMETER PIPE, WITH SOME FLUCTUATIONS BETWEEN 8" PIPE AND

12" PIPE. BASED ON THE ASSUMPTIONS STATED ABOVE, THE EXISTING FLOW EXCEEDS THE CAPACITY OF

AN 8" DIAMETER PIPE AT A MINIMUM SLOPE OF 0.50% (LIKEWISE, THE COMBINED FLOW OF EXISTING +

PROPOSED CONDITIONS EXCEEDS THE CAPACITY OF THE SYSTEM AT THIS POINT. THIS LOCATION IS

APPROXIMATELY 3,150 FEET DOWNSTREAM OF WHERE THE PROPOSED DEVELOPMENT TIES IN TO THE

EXISTING SYSTEM.

IN ORDER TO PROVIDE A MORE ACCURATE ANALYSIS OF THE ADEQUACY OF THE EXISTING SYSTEM, A

COMBINATION OF EXISTING RECORDS AND FIELD-RUN SURVEY WILL NEED TO BE PERFORMED IN ORDER TO

DETERMINE ACTUAL SLOPES AND SIZES OF PIPE BETWEEN THE PROPOSED SITE AND THE 18" TRUNK MAIN.

PROPOSED SITE

SECTION OF THE SANITARY COLLECTION MAIN WHERE THE

COMBINED FLOW FROM EXISTING DEVELOPMENTS AND THE

DEVELOPMENT PROPOSED WITH THIS APPLICATION EXCEEDS

THE CAPACITY OF AN 8" PIPE AT MINIMUM SLOPE.
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